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1,304± GIS Acres 
Wheelock, Caledonia County, Vermont 

$2,040,000  

An exceptional potential Vermont sugarbush property with 69,000 taps, 
all sloping to paved road frontage at the land’s lowest elevation, 

along with high timber value and an existing tap lease 
offering immediate income opportunity.    

Existing tapped sugarbush area. 



INVESTMENT OVERVIEW 
Morrison Brook Forest represents an exceptional commercial sugarbush opportunity where high 
concentrations of maturing maple occupy terrain that slopes to the paved access points. Electricity is 
available roadside to run a modern sugarbush operation and capture all of the property’s sap production.   
 
Investment highlights include: 
Species dominated by maple (50%); 
 Total taps estimated to be 69,000, 

representing an average of 55 taps/acre, 
with many stands offering ±85 taps/acre; 

 Fully-stocked overstories, with established 
maple regeneration; 

 Electric power near the paved road 
frontage (at the land’s lowest elevation), 
with developed internal roads and trails; 

 Existing ±11,000 taps on 123 acres set up 
with tubing and collection area; 

 Timber value estimate to be $1,690,000, 
with a considerable mature white ash 
component ready for harvest (value over 
$200k). 

 
LOCATION 
The property is located in the north-central part of Vermont, in the rural town of Wheelock, which is mostly 
forested with small farms in the valleys. The town is framed by Interstate 91 and Route 122 to the east and 
Route 16 to the west.  The property sits on the west side of town along Route 16.  
 
This local area is home to many successful, grass roots businesses including Hill Farm Brewary (one of the 
country’s premier craft breweries), Nanah Cub Farms (craft soap and herbs), Leaning Maples Woodcraft 
(custom wood artist), Hillcrest Nursery, Green Mountain Monastery (meditation and eco-zoic philosophy) 
and the Museum of Everyday Life (an eclectic collection of art, displays and artifacts). 
 
The property sits between the towns of Hardwick (12 miles to the south) and Barton (11 miles to the north). 
Boston, MA is a 3-hour drive to the southeast and Montreal, Quebec is a 2.5-hour drive northwest. 
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Well-stocked stands of maturing timber characterize the land 

Property to right of Route 16 with the Lamoille River and Horse Pond in view. 



ACCESS 
The property offers great access, 
including roughly 4,700’ of frontage along 
paved Route 16, a major north-south 
transportation corridor. Electric power 
runs along the opposite side of this road 
(set back from the road in the woods). 
This access is situated at the land’s 
lowest elevation, creating an ideal sap 
collection scenario.  
 
Quarry Road, a legal town trail, originates 
off the Route 16 frontage and runs along 
the northern end of the property before 
exiting at the land’s northern end. This 
road has a good gravel base for ±2,370’ 
to the site of the existing sap collection 
area. The road beyond this point exists 
as an old town road, quite usable for the 
sugarbush operation. 
 
A winter road comes off the beginning of 
Quarry Road, running for ±3,600’ and 
accessing the center of the property 
along Morrison Brook.    
 
A well-developed trail system (in the 
existing sugarbush) and old woods trails 
run throughout the rest of the property, 
facilitating future management activities. 
 

SITE DESCRIPTION 
The property’s lowest elevation (1,300’ 
above sea level (ASL)) is along Route 16 
where the headwaters of the Lamoille 
River meet Morrison and Page Brooks 
(all three streams flow through the land). 
At this intersection of streams is a 
wetland that is bisected by the access 
road leading into the land.   
 
It is this low point along the road access 
that truly adds to the land’s sugarbush 
potential. From here, all terrain slopes 
uphill along the Page and Morrison 
Brook drainages to the height of land at 
1,760’ ASL. With the exception of a small 
area near the Lamoille River, all terrain is 
gently sloped, allowing for easy trail 
development and maintenance. 
 
Aspect is primarily west with some northern exposure at the land’s southern end. Soil drainage is variable, 
with poorly-drained soils within the softwood stands where terrain is level. Soil drainage is also 
compromised in some hardwood areas where the terrain is nearly level. However, within the hardwood 
stands, soil productivity appears high, indicative of the sugar maple-dominated species composition and 
abundant maple and ash regeneration.  

Route 16 runs along the property for nearly a half mile; single phase 
electric power runs along this road. 
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Existing 11,000 taps offering immediate income opportunity. 



TIMBER RESOURCE  
Timber data in this report are based on a 
monumented and comprehensive timber 
inventory completed in the winter of 2020 by 
F&W Forestry Services. 252 inventory plots 
were sampled (1 plot per 5 commercial 
acres), covering a 420’ x 420’ grid and using 
a 15-factor prism. Sampling statistics are 
well within industry standards (see the 
disclaimer on the Timber Valuation (TV) later 
in this report).  The timber data reveal a total 
sawlog volume of 7,685 MBF International 
¼” scale (6.1 MBF/commercial acre) with 
22,467 pulpwood cords (17.9 cords/
commercial acre). Combined total 
commercial per acre volume is 30.2 cords, 
well above the regional average. Stumpage 
values were assigned to the volumes in 
December of 2020, producing a property-
wide Capital Timber Value (CTV) of 
$1,690,200 ($1,350/commercial acre). See the 
TV for details. A copy of the full timber 
inventory report is available upon request. 
  
Species Composition: 
A species composition dominated by 
hardwoods prevails, with hardwoods at 
80% and softwoods at 20% of total 
volume. Species composition for all 
products combined offers a favorable mix 
and is led by sugar maple (42%), followed 
by yellow birch (16%), white ash (10%), 
cedar (11%), spruce/fir (9%) and red 
maple (8%), with other common 
hardwoods and softwoods comprising the 
balance. The sawlog volume breakdown 
consists largely of sugar maple (37%), 
spruce/fir (18%), yellow birch (15%), cedar 
(13%) and white ash (11%). While the 
species composition is well suited to a 
sugarbush, there are solid forest products 
markets regionally and into Quebec when  
thinning is required.   
 
Stocking and Stem Quality: 
Forest density can generally be 
considered fully stocked, with the 
average Basal Area (BA) at 101 ft2 on 163 
stems/acre. Acceptable growing stock 
represents 67 stems/acre. Stem quality is 
generally average for the region, however 
with an unusually significant volume of 
high quality, large-diameter stems. Maple 
and ash regeneration is abundant.  
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Average stocking of a total of 30.2 cords/acre, well above average 



TIMBER RESOURCE (continued) 
Sawlog Value: 
Sawlog value is dominated by sugar 
maple (35%) and white ash/yellow 
birch (14% each), with the balance 
comprised of common associates.  
 
Thinning History: 
About 18 years ago, conservative 
forest management was applied to 
stands 1 and 3C. Based on the UVA 
management plan, it appears stands 
3U and 6 were treated ±32 years 
ago. A copy of the management plan 
is available on request. 
  
Diameter Distribution: 
Average diameter for all products 
combined is 13.5”, while the 
average sawlog diameter is 14”. 
Average diameter for the four main 
species are: sugar maple 14”, yellow 
birch 15.0”, white ash 15.5” and 
spruce/fir 10.5”. 
 
Unlike many larger properties,  the 
forest resource offers a wide range 
of diameters, which includes a high 
percentage of large-diameter, 
maturing stems. Of particular 
interest is the maturing white ash 
resource, which should be 
harvested due to the presence of 
Emerald Ash Borer. This white ash 
resource alone will generate nearly 
$200,000 in harvest income. While 
salvaging, other thinning is possible 
providing additional, immediate income. In most areas, natural regeneration, of good species is fully 
established, facilitating the establishment of a new crop in areas where the overstory is removed.   
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SUGARBUSH OPPORTUNITY 

Sugarbush Attributes: 
The property offers an attractive sugarbush opportunity, given 
the high maple stocking that covers most of the land, terrain 
that slopes downhill to the paved access point (which is also 
the lowest elevation), plus nearby electric power. The timber 
data indicate a total gross potential tap count of 69,000 taps, 
with roughly 84% of the taps from sugar maple and the 
balance from red maple. Trees 9” and greater were 
considered, providing an average of 55 taps/acre, covering the 
property’s commercial acres. Note that many areas have taps 
that exceed 80 taps/acre. Also, the timber data indicate that 
an additional ±28,000 taps may become available in the 
coming decades from the maple resource within the 6-8” 
diameter class. 
 
Electric Power: 
Single-phase electric power, provided by Washington Electric 
Coop (WEC), runs along Route 16 on the opposite side of the 
road near the entrance of the Quarry Road access road (the 
address at that location is 5541 Route 16, Wheelock). It is 
uncertain whether a right-of-way needs to be secured from 
the neighboring landowner to bring the power from their 
property to the land’s direct road frontage.  
 
Existing Tap Lease: 
There is an existing tap lease on the property on ±123 acres with ±11,000 taps, 89 taps/acre (this figure is 
higher than that in the above table, which only includes taps on trees 9” and greater in diameter). The 
existing tap lease is gravity fed, with collection area along Quarry Road. The existing lease term ends 
January 2022, by which time all tapping infrastructure is required to be removed unless the new owner has 
an interest in keeping the tap infrastructure by arrangement with the current lessee or retaining the lessee 
to continue and perhaps expand their operation.  
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Tap count by stand (stand map is in the UVA 
forest management plan; a copy is available 
on request). 

Stand # Acres Taps/Ac Total Taps

1 53.53 74 3,984

2 45.25 26 1,192

4 9.14 0 0

6 187.8 80 15,105

7 39.96 43 1,699

8 10.16 0 0

9 10.81 8 88

3C 309.27 63 19,432

3S 123.2 80 9,890

3U 139.56 61 8,572

5U 138.13 33 4,490

5N 185.09 26 4,816

1251.9 55 69,268

Estimated Tap Count By Stand
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PROPERTY HISTORY 
The property’s title is held by The Hoene Company, LLC, with the Hoene family the current owners. The 
family acquired the original ±1,251 acres in 1961 with an additional ±53 acres in 1971. In 1988, the property 
was transferred into the Hoene Company, LLC. During the Hoene Family tenure, conservation, long-term 
forest management and maintaining open space have been the primary goals, with conservative forest 
management practices conducted in several stands ±18 years ago. More recently, ±123 acres have been 
leased to a sugarbush operator, a lease that expires in January of 2022.  
  
The Hoene Family parents were immigrants from war-torn Germany, first arriving in Montreal in 1951, where 
their father (Rudolf), an MD was invited to do medical research in Immunology at McGill University. Dr. 
Hoene subsequently immigrated to the US, where he had to repeat all his internship and residencies, and 
rewrote his thesis work (with his wife acting as a translator). Rudolf then sat for his medical board exams 
for the third time - in Germany, Canada and the US. The family eventually moved to southeastern NH where 
they founded Strafford Medical around 1976, becoming one of the largest and most comprehensive 
“managed care” practices in the Northeast, way ahead of its time. Having lost so much in their younger 
years - family, homes, lands - the North American continent was their new beginning, where they were 
committed to securing and preserving holdings for all their family and into the future generations. 
 

ACREAGE, TAXES & TITLE 
Property taxes in 2020 were $4,354.43. The entire property IS enrolled in the State of Vermont’s Use Value 
Appraisal (UVA) program.   
 
The property is owned by The Hoene Company, LLC. Total Grand List acreage is 1,271, while the GIS 
acreage is ±1,304; the latter is believed to be more accurate and is the basis for the timber data. Based on 
the management plan, all boundaries appear to be marked and identified.  

Fountains Land Inc. is the exclusive broker representing the seller's interest in the marketing, negotiating and sale of this property.  Fountains has an ethical and legal 
obligation to show honesty and fairness to the buyer.  The buyer may retain brokers to represent their interests. 

All measurements are given as a guide, and no liability can be accepted for any errors arising therefrom.  No responsibility is taken for any other error, omission, or 
misstatement in these particulars, nor do they constitute an offer or a contract.  We do not make or give, whether in these particulars, during negotiations or otherwise, 

any representation or warranty in relation to the property. 
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Quarry Road access from Route 16, looking east over the land with Lamoille River to right 



TIMBER VALUATION 
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